AMENDMENT NO.1 TO NON-EXCLUSIVE LICENSE AGREEMENT NO. COL-581

This Amendment No.1 to License No. COL-581 (“Amendment No. 17) is made and

entered into this 5" dayof ™ Q\fl , 2009,

BY AND BETWEEN COUNTY OF LOS ANGELES, a body
corporate and politic, hereinafter referred to as
“County,”

AND RIO HONDO COMMUNITY COLLEGE,

hereinafter referred to as “Licensee.”
RECITALS:

" WHEREAS, County and Licensee entered into a Non-Exclusive License
Agreement, dated July 24, 2007 (“License”), wherein County agreed to Licensee’s use
of Room H119 or any assigned classroom and parking at the Sheriffs Training
Academy Regional Service Center ("STAR Center"), located at 11515 South Colima
Road, Whittier, California; and '

WHEREAS, County and Licensee are desirous to amend the License in certain
respects; :

NOW, THEREFORE, in consideration of the foregoing recitals, which are hereby
deemed a confractual part hereof and other good and valuable consideration, the
receipt and sufficiency of which are hereby acknowiedged and the rents, covenants
and agreements herein contained, and intended to be legally bound, Licensor and
Licensee hereby covenant and agree as follows:

1. Paragraph ~ 1. LICENSED AREA Subsections 1.01 and 1.03 of the License are
hereby deleted in their entirety and the following are hereby substituted therefor:

1. LICENSED AREA

1.01 County hereby provides a non-exclusive License to Licensee and
Licensee hereby agrees to the use upon the terms and conditions hereinafter set
forth for the use of Room H119, Room H120 and parking at the Sheriff's Training
Academy Regional Service Center, located at 11515 South Colima Road,
Whittier (collectively, the "Licensed Area").

1.03 Licensee may initiate building upgrades and/or tenant improvements to
Rooms H119 and H120 (collectively, “Alterations and Improvements”), ‘upon
County plan approval, to minimum building code standards acceptable to the
Division of the State Architect and any other agency having jurisdiction over such
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-Alterations and Improvements. All Alterations and Improvements are to be made
at Licensee’s sole expense and at no cost to the County.

2. Paragraph — 2. TERM 2.01 of the License is hereby deleted in its entirety and the
following is hereby substituted:

2.01. The term of the License shall be for a period commencing upon execution
of Amendment No. 1 by the County (the “Commencement Date”) and shall
continue thereafter up to final completion of all construction related
activities in connection with the Goldstar retrofit project, but in no event
shall such term exceed the term of the ground lease between the County
of Los Angeles and Rio Hondo Community College of even date herewith.

3. Paragraph — 15. NOTICES of the License is hereby deleted in its entirety and the
following is hereby substituted:

15. NOTICES

Any notice required to be given under the terms of this License or any law
applicable thereto may be placed in a sealed envelope, with postage paid,
addressed to the person on whom it is to be served, and deposited in a post
office, mailbox, sub post office, substation or mail chute, or other like facility
regularly maintained by the United States Postal Service. The address to be
used for any nofice served by mail upon Licensee shall be:

Ms. Teresa Dreyfuss

Rio Hondo Community College
3600 Workman Mill Road
Whittier, CA 90601

With a copy to: Mr. Rick R. Olivarez, Esq
Alvarez Glasman & Colvin
13181 Crossroads Parkway, North
Suite 400 — West Tower .
City of Industry, California 91746

or such other place as may hereinafter be designated in writing to the County by
Licensee. Notice served by mail upon County shall be addressed to:

Sheriff's Department
Facilities Planning Bureau
1000 S. Freemont Sireet
Alhambra, CA 91803
Attn: Director
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The Board /of Supervi
S
- By D7 [/ a

\

N

With a copy to: Chief Executive Office
Real Estate Division - Property Management
222 South Hill Street, 3™ Floor
Los Angeles, CA 90012

or such other place as may hereinafter be designated in'writing o Licensee by the
Chief Executive Officer. Service by mail shall be deemed complete upon deposit in the
above-mentioned manner.

4. Except as otherwise provided in this Amendment No. 1, all of the terms and
conditions contained in the License shall remain in full force and effect. In the event of
a conflict between the License and Amendment No. 1, the terms of Amendment No. 1
shall control.

5. All undefined terms when used herein shall have the same respective meanings as
are given under the License unless expressly provided otherwise in Amendment No. 1.

IN WITNESS WHEREOF, the Board of Supervisors of the County of Los Angeles
has executed this Amendment No. 1 or caused it to be duly executed by its Chairman,
and Licensee has caused this License to be executed. on its behalf by its duly
authorized officer, on the day, month, and year first above written.

I hereby certify that pursuant to
LICENSEE: Section 25103 of the Government Code,
delivery of this document has becn meade.

RIO HOND COMMUNITY COLLEGE SACHI A, HALIA]

C"J | ) Executive Cfficer _
o Ll Y {‘r 0 05) lerk of the Board of Supe
Terega Dreyfuss gn - - By
Vice President, Finance and Business L LDe/m [
ATTEST:
SACHI A. HAMAI 4] COUNTY OF LOS ANGELES

Executive Officer-Clerk of

Chairman, Board of Supervisors

Cro " ADOBTED

BOARD OF SUPERVISORS

COUNTY OF LOS ANGELES

s #10 “NOV 2 5 2008
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APPROVED AS TO FORM:

ROBERT E. KALUNIAN
Acting County Counsel

. bl

Amy M. Cavgs
Senior Deputy County Counsel

Rio Hondo Community College Legal Counsel

=
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NON-EXCLUSIVE LICENSE AGREEMENT

THIS NON-EXCLUSIVE LICENSE AGREEMENT (“License”) is made and

entered info this_ Y\ _ day of MQ\,{ , 2009,
BY AND BETWEEN *~ = === COUNTY OF LOS ANGELES, a body
' . corporate and politic (“County”),
AND RIO HONDO COMMUNITY COLLEGE
(“Licensor™).
RECITALS:

- Whereas, Licensor entered into a gratis 25-year ground lease with County on

' , bearing Lease No. 76,4778 (“Ground Lease”) with the

rights to construct three (3) classrooms, two (2) restrooms and a landscaped courtyard

(collectively, the “Improvements” and/or the “Licensed Area”) within an area comprising

approximately 4,500 square feet on County property located at 11515 South Colima
Road, Whittier, California, 90604 (“Property”); and

Whereas, Licensor as fhe ground lessee of the Licensed Area is authorized to
license use of the Property; and

Whereas, County desires to use, on a non-exclusive basis, said Licensed Area,
which property is not reserved exclusively for Licensor's use.

Now, therefo.re, in conéideration of the mutual promises, covenants, and
conditions set forth herein, the parties hereto and each of them do agree as follows:

1. LICENSED AREA

1.01 Licensor hereby provides a non-exclusive License to County, and County
hereby agrees to the use, upon the terms and conditions hereinafter set forth, of the
Licensed Area upon reasonable prior notice during any hours when Licensor is not
using the Licensed Area as determined in accordance with Licensor's schedule each
semester.

1.02 The Licensed Area shall be used by County for the purpose of Sheriff's
Department training exercises, for such other purposes as are related thereto, and for
any other purpose as County may desire provided, however, that such uses do not in
any way whatsoever interfere with or hinder Licensor’s ability to use the Licensed Area
for the purposes specified in the Ground Lease.

1.08 County shall make no alterations or improvements to the Licensed Area
without the prior written approval of Licensor.
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1.04 In the event that County makes any alterations or improvemenis in
violation of Section 1.03 of this License, Licensor may immediately and without prior
notice to County exercise any or all of following options:

“(@)" ~ Require County to -immediately remove “all alterations’ and
improvements and restore the Llcensed Area to its pre-existing
condition;

(b) Remove the alterations or improvements and charge County for the

' cost of such removal;
(c) Notify County of Licensor’s intent to retain any and all improvements

installed by County in violation of Section 1.03 upon termination. of the
~ License; and/or
(d) Terminate the License and require County fo vacate the Licensed Area
immediately.

1.05 County acknowiedges that County has inspected the Licensed Area and
the surrounding area and evaluated the extent to which the physical condition thereof
will affect the License. County accepts the Licensed Area in its present physical
condition and agrees to make no demands upon Licensor for any improvements or
alterations thereof.

*1.06 County hereby acknowledges the title of Licensor and/or any other public
agencies having jurisdiction herein and to the Licensed Area and covenants and agrees
never to assail, contest or resist said title.

. 2. TERM

The term of this License shall commence upon execution by the County (the |
"Commencement Date") and terminate upon termination of the Ground Lease.

3. PAYMENT

Consideration for this License shall be the County’s faithful performance of the
mutual promises, covenants, and conditions set forth herein.

4. OPERATING RESPONSIBILITIES

4.01 Compliance with Law. County’s operations in and use of the Licensed
Area shall conform to and abide by all County ordinances and all State and Federal
laws and regulations insofar as the same or any of them are applicable; and where
permits and/or licenses are required for County’s specific use of the Licensed Area, the
same must be first obtained from the regulatory’ agency having jurisdiction herein.
Licensor shall maintain the Licensed Area in compliance with all applicable County
ordinances and State and Federal laws and regulations.

D
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4.02 Sanitation. No offensive matter or refuse or substance constituting an
unnecessary, unreasonable, or unlawful fire hazard, or material detrimental fo the
public health (collectively, “Banned Substances”), shall be permitted or remain on the
Licensed Area, and County shall prevent any accumulation thereof from occurring. In
the event County does bring Banned Substances onto the Licensed Area County shall
pay for'any and all charges necessary for the removal thereof. '

4.03 Maintenance. Licensor shall be primarily responsible for maintaining the

Licensed Area. County shall, however, after each use, return the Licensed Area to the
condition it was in immediately prior to such use.

5. HOLD HARMLESS AND INDEMNIFICATION

County and Licensor each agree to indemnify, defend, save and hold harmless
the other party hereto from and against any and all liability, '‘expense (including defense
costs and legal fees), and claims for damages of any nature whatsoever, including, but
not limited to, bodily injury, death, personal injury, or property damage arising from or
connected with its own negligent or intentional acts or omissions in connection with this
License.

6. TRANSFERS

County acknowledges that the rights conferred herein are personal to County
and do not operate to confer on or vest in County any ftitle, interest, or estate in the
Licensed Area or any part thereof, and therefore, County shall not assign, hypothecate
or mortgage the Licensed Area or any portion thereof, by, through, or pursuant to this
License.

7. NONDISCRIMINATION .

County certifies and agrees that all persons employed by County and/or by the
affiliates, subsidiaries, or holding companies thereof are and shall be treated equally
without regard fo or because of race, ancestry, national origin, or sex, and in
~ compliance with all Federal and State laws prohibiting discrimination in employment,
including, but not limited to, the Federal Civil Rights Act of 1964; the Unruh Civil Rights
Act; the Cartwright Act; the State Fair Employment Practicés Act; and the Americans
with Disabilities Act.

8. DEFAULT

County agrees that if default shall be made in any of the covenants and
agreements herein contained to be kept by County, Licensor may forthwith revoke and
terminate this License, in addition to any of Licensor’'s other rights and remedies
provided at law and in equity.

B
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9. WAIVER

9.01 Any waiver by either party of any breach of any one or more of the
covenants, conditions, terms and agreements herein contained shall not be. construed
to be a waiver of any subsequent or other breach of the same or of any other cevenant,
condition, term or agreement herein contained, nor shall-failure on the part ‘of either
party to require exact, full and complete compliance with any of the covenants,
conditions, terms or agreements herein contained be construed as in any manner
changing the terms of this License or estopping either party from enforcing the full
provisions hereof.

9.02 No option, right, power, remedy, or privilege of either party shall be
construed as being exhausted by the exercise thereof in one or more instances. The
rights, powers, options and remedies given either party by this License shall be
cumulative.

10. NOTICES

Any notice required to be given under the terms of this License or any law
applicable thereto may be placed in a sealed envelope, with postage paid, addressed to
the person on whom it is to be served, and deposited in a post office, mailbox, sub post
office, substation, mail chute, or other like facility regularly maintained by the United
States Postal Service. The address to be used for any notice served by mail upon
Licensor shall be: :

Ms. Teresa Dreyfuss

Rio Hondo Community College
. 3600 Workman Mill Road

Whittier, CA 90601

With a copy to: " Mr. Rick R. Olivarez, Esq.
Alvarez Glasman & Colvin
13181 Crossroad Parkway North
City of Industry, CA 91746

or such other place as may hereinafter be designated in writing to the County by
Licensor. Notice served by mail upon County shall be addressed to:

Sheriff's Department
Facilities Planning Bureau
1000 8. Freemont Street
Alhambra, CA 91803
Attn: Director

A4
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With a copy to: Chief Executive Office
Real Estate Division - Property Management
222 South Hill Street, 3" Floor
Los Angeles, CA 90012

“~or'such other place as may hereinafter be designated in writing:to. L-icensor by County:
Service by mail shall be deemed complete upon deposit in the above-mentioned
manner.

11. REPAIR OF DAMAGE

-Gounty shall, at County’s sole expense, be responsible for the cost of repairing
any area of the building in which the Licensed Area is located, including the Licensed
Area, which is damaged by County or County’s agents, employees, invitees or visitors,
including the repair of low voltage electronic, telecommunications, phone and data
cabling and related equipment that is installed by or for the exclusive benefit of County.
All repairs and replacements shall: (a) be made and performed by contractors or
mechanics pre-approved by Licensor, which approval shall not be unreasonably
withheld or delayed; (b) be at least equal in quality, value and utility to the original work
or installation; and (c) be in accordance with all applicable laws and regulations.

12. SIGNATURE AUTHENTICITY CLAUSE

The individual(s) executing this License hereby personally covenants,
guarantees and warrants that he/she has the power and authority to obligate the County
to the terms and conditions in this License. Licensor shall sign three (3) originals of this
License and return them to County’s Real Estate. Division for approval. Upon approval,
a signed original will be mailed to Licensor. '

13. INTERPRETATION

Unless the context of this License clearly requires otherwise: (i) the plural and
singular numbers shall be deemed to include the other; (ii) the masculine, feminine and
neuter genders shall be deemed to include the others; (i) “or” is not exclusive; and (iv)
“‘includes” and “including” are not limiting.

14. GOVERNING LAW AND FORUM

This License shall be governed by and construed in accordance with the internal
laws of the State of California. Any litigation with respect to this License shall be
conducted in the courts of the County of Los Angeles, State of California.

15. ENTIRE AGREEMENT

"This License contains the entire agreement between the parties hereto with
respect to the specific subject matter hereof, and no addition or modification of any
terms or provisions shall be effective unless set forth in writing, signed by both Licensor
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and County.

IN WITNESS WHEREOF, the Board of Supervisors of the County of Los Angeles
has executed this License or caused it to be duly executed by its Chairman, and
Licensor has caused this License to be executed on its behalf by its duly authorized

~ officer, this day, month, arid year first above written. o e S

| hereby certify that pursuant to
Segﬂon 25103 of the Government Code,
LICENSOR: dvery cf this document has been made.

SACHI A. HAMAI
RIO HONDO COMMUNITY COLLEGE Executive Officar

1 (),'1 ' { g{' Clerk of the Board of Sup;visors -

e ! ¥/ 4 '
e e S ﬁ Y 4 Wé/%
Teresa Dreyfuss &) ] BVLV /

Vice President, Finance and Business . : @t"

OF LOs
ATTEST: G2 HNaw\ |
SACHI A. HAMAI - +{COUNTY LOS ANGELES
Executive Officer-Clerk of W= A =’
The __Board ?f Su pe 7 G o . | : |
(By: \ 4/ W/ R Ang ) By i
_ Deputy MAY 65 2009 Chairntan, Board of Supervisors

APPROVED AS TO FORM:

ROBERT E. KALUNIAN
Acting County Counsel

! |

Amy M. Cayes
Senior Deputy County Counsel

Rio Hondo i _ Legal Counsel -
o Lz ADOPTED
Rick R. Olivarez 4 -
Rick R Olivarez ) _ BOARD OF SUPERVISORS
s #10 NOV 2 5 2008
RS o5 o

SACHT A. HAMAI
EXECUTIVE OFFICER
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THIS GROUND LEASE AGREEMENT (the "Lease") is made and entered into

this o ik day of MPMI , 2009 (the "Effective Date"),

BY AND BETWEEN COUNTY OF LOS ANGELES (the
"Lessor" and/or the "County"),

AND RIO HONDO COMMUNITY COLLEGE,
a Public Agency (the "Lessee").

RECITALS:

WHEREAS, Lessor is the fee owner of the real property consisting of
approximately 26 acres of land, which is part of the Los Angeles County Sheriffs STAR
Center (“STAR Center”), and

WHEREAS, Lessor is prepared to lease to Lessee, approximately 0.474 acres at
the STAR Center (as legally described in Exhibit “A” and more particularly outlined in
Exhibit “B”, all attached hereto and incorporated herein by this reference) (“Premises”)
pursuant to Government Code Sections 25374(b) and 26227, in order for Lessee to
construct improvements at Lessee's sole expense, for use as a building to house
educational activities; and

WHEREAS, the classroom building to be built on the Premises by Lessee (the
"Building") shall consist of approximately 4,500 gross square feet plus related site,
parking and landscaping improvements in accordance with the entitlements, permits,
plans and specifications issued or approved by the County of Los Angeles, all of which
Building and related improvements are hereinafter collectively referred to as the
"Improvements." The Premises, Improvements and all changes and alterations thereto
are hereinafter collectively referred to as the "Rio Hondo Building Improvement Project”
("RHBI Project").

NOW, THEREFORE, in consideration of the terms and conditions hereinafter
contained, and the foregoing recitals, each of which is deemed a contracted part hereof,
Lessor and Lessee agree as follows:

1. GROUND LEASE AND TERM THEREQF: For and in consideration of the
sum of ONE AND NO/ 100 DOLLARS ($1.00), receipt of which is hereby
acknowledged, Lessor hereby leases to Lessee, and Lessee hires from Lessor, the
Premises, subject to the terms, covenants, conditions, exceptions, and/or reservations
as hereinafter set forth.
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A. As-ls.

(1)  The Premises are currently vacant and consist of pavement,
landscaping, and hardpack dirt. Lessee accepts the Premises as so improved in its
present condition notwithstanding the fact that there may be certain defects in the
Premises, whether or not known to either party to this Lease; at the time of the Effective
Date. Lessee hereby represents that in connection with its acceptance of the Premises,
Lessee has been given the opportunity to perform such tests, inspections, reviews,
studies and investigations respecting the Premises as so improved as it considers
necessary or appropriate to adequately evaluate the condition and other aspects of the
Premises. Lessee hereby accepts the Premises as so improved on an "AS IS WITH
ALL FAULTS" basis and, except as expressly set forth in this Lease, Lessee is not
relying on any representation or warranty of any kind whatsoever, express or implied,
from County or any other governmental authority or public agency, or their respective
agents or employees, as to- any matters concerning the Premises and/or any
improvements located thereon, including without limitation representation or warranties
regarding: (i) the quality, nature, adequacy and physical condition and aspects of the
Premises and/or any improvements located thereon, including, but not limited to, the
appurtenances, access, landscaping, parking facilities and the electrical, mechanical,
utility systems, and the square footage of the land; (ii) the quality, nature, adequacy and
physical condition of soils, geology and any groundwater; (iii) the development potential
of the Premises, and the use, habitability, merchantability or fitness, or the suitability,
value or adequacy of the Premises and/or any improvements located thereon for any
particular purpose; (iv) the zoning or other legal status or entitlement or lack thereof of
the Premises or any other public or private restrictions on use of the Premises; (v) the
compliance of the Premises and/or any improvements located thereon with any
applicable codes, laws, rules, regulations, statutes, resolutions, ordinances, covenants,
conditions and restrictions of the County of Los Angeles, State of California, the United
States of America, and/or any other governmental or quasi-governmental entity
(collectively the "Applicable Laws") or of any other person or entity (including, without
limitation, relevant provisions of the Americans with Disabilities Act ("ADA")); (vi) the
presence of any underground storage tank or hazardous materials on, under or about
the Premises or the adjoining or neighboring property; (vii) the quality of any labor and
materials used in any improvements on the Premises, (viii) the condition of title to the
Premises, and (ix) the economics of the operation of the Premises and/or any
improvements located thereon. Lessor shall not be responsible for any land subsidencs,
slippage, soil instability or damage resulting therefrom at or on the Premises. Lessor
has no actual knowledge of any defects in Premises which would adversely affect
Lessee's leasehold interest or the use or value thereof.]. :

(2) Reservations. Lessee expressly agrees that this Lease and
all rights hereunder shall be subject to all encumbrances, reservations, licenses,
easements and rights of way: (a) existing as of the Effective Date, (b) otherwise
referenced in this Lease in, fo, over or affecting the Premises for any purpose
whatsoever, or (c) consented to by Lessee. Without limiting the foregoing, Lessee
expressly agrees that this Lease and all rights hereunder shall be subject to all prior



matters of record and the right of County existing as of the Effective Date or otherwise
disclosed to or known to Lessee, as their interests may appear, to install, construct,
maintain, service and operate sanitary sewers, public roads and sidewalks, fire access
roads, storm drains, drainage facilities, electric power lines, ‘telephone lines and access
and utility easements across, upon or under the Premises, together with the right of

"~ County to convey such easements and transfer such rights to others.- Notwithstanding -

the foregoing or anything herein to the contrary, County agrees to cooperate with
Lessee, upon compensation to County of its Actual Cost, as hereinafter defined, in
Lessee’s efforts to address title matters, if any, which would prevent Lessee from
proceeding with the Improvements, as long as such efforts do not materially adversely
affect the County (e.g., by way of iliustration only, cooperating with Lessee in the
relocation at Lessee’s cost of any easements which interfere with the Improvements, to
the extent such relocation is reasonably acceptable to County).

B. Term. The term of this Lease (the "Term") shall extend for a period
of 25 years, beginning upon Lessee’s receipt of a Notice of Completion pursuant fo
section 6(C)(5)(b) below (“Commencement Date”) and ending 25 years thereafter;
provided, however, that in the event Lessee fails to commence construction of the
Improvements within the time provided in Section 6.B. (3) hereof; this Lease shall end
and expire upon notice from County. Within thirty (30) days of determining the .
Commencement Date, Lessor and Lessee shall acknowledge in writing the
Commencement Date by executing the Commencement Date Memorandum and
- Confirmation of Lease Terms attached as Exhibit “C".

2. LEASE CONSIDERATIONS: As additional consideration for Lessor
leasing the Premises o Lessee hereunder:

A. Lessee shall, at its sole cost and expense, construct the
Improvements in accordance with Section 6 hereof, and maintain the Improvements as
provided herein, and operate without interruption the Building (collectively, "Lessee's
Obligations"). Lessee's failure to perform Lessee's Obligations shall constitute a material
default under this Lease.

B. Lessee acknowledges that Lessor has a security interest in all
plans drawings, specifications, documents evidencing governmental approvals or
partial approvals, permits, envsronmental documents, soil, engineering and planning
studies, working drawings, architect agreements, construction contracts and
agreements pertaining to the Lessee’s RHBI Project, together with all amendments
thereto (hereinafter collectively called the "Development Documents”). Lessee further
acknowledges its affirmative obligation to secure the full right, title and lien-free
ownership interest in all Development Documents. Upon any cancellation or
termination of this Lease, Lessor, or its assignee, shall immediately receive true copies
of all Development Documents of Lessee related to the development of the Lessee's
RHBI Project. The Lessee shall, however, retain its proprietary interest in the
Development Documents and such documents may not be used by the Lessor, other
than use that is incidental to the maintenance, repair or remodeling of the



Improvements, without the prior express written consent of the Lessee.

C. Lessee shall perform all obligations required by this Lease,
including those contained in the exhibits to this Lease.

=B Lessee acknowledges that the costs associated with the demolition
or removal of any County improvements on the Premises shall be solely the Lessee's
responsibility.

E. Lessee acknowledges that all costs associated with the preparation
of any environmental documentation for compliance with the California Environmental
Quality Act and legal descriptions related to this Lease shall be solely Lessee’s
responsibility.

F- Lessee shall provide all Development Documents to Lessor for
approval in accordance with Section 6.B. hereof.

G. Lessee shall reimburse Lessor for all of Lessor's Actual Costs, if
any, in cooperating with, negotiating with, providing services to, and in performing the
obligations of, Lessee under this Lease.

(1) "Actual Costs" shall mean: (i) the reasonable out-of-pocket
costs and expenses incurred by County with respect to a particular activity or
- procedure, including without limitation, expenditures to third party legal counsel,
financial consultants and advisors; (ii) costs incurred in connection with appraisals; and
(i) amounts invoiced by the Countys Departrnent of Public Works and/or Internal
Services Department.

3. USES: APPLICABLE LAWS:

A. Uses:
(1) Lessee shall construct on the Premises the Lessee's RHBI.
Project as specified in Section 6 hereof and occupy same for the purpose of prowdmg
college related education and fraining activities (the "Permitted Uses").

(2). Lessee shall comply with its obligations and be subject to all
applicable governmental regulatory agencies and the rules and regulations of County in
connection with the operation of the STAR Center as promulgated from time to time by
the County.

B. Compliance with Applicable Laws: The Lessee's RHBI Project, or
any part thereof, shall not be used or permitted to be tsed for any activity which
constitutes a nuisance. Subject to Lessee's right to contest in accordance with Section
3.C. hereof, Lessee shall, at its sole cost and expense, conform to, and cause all
persons using or occupying any part of the Lessee's RHBI Project which is under
Lessee's control to comply with all Applicable Laws and rules and regulations governing
the STAR Center or the Premises that may be in effect from time to time applicable to




the construction of the Improvements and/or to the use of the Lessee's RHBI Project.
Lessee hereby warrants and covenants that the operation of RHBI Project shall not
interfere with any functions of Lessor outside of the Premises. Lessee covenants and
agrees to indemnify and to hold Lessor harmless from any penalties, damages, or
charges imposed for any violation of any and all Applicable Laws, whether occasioned
by neglect; omission, or willful act of Lessee or any person (other thah Lessor,. its:-
officers, agents, employees, guests, and invitees) by license, invitation, sublease,
assignment, or any other arrangement with Lessee.

C. Right to Contest Applicable Laws: Lessee shall have the right to
contest, by appropriate judicial or administrative proceedings, without cost or expense
to Lessor, the validity or application of any present or future Applicable Laws which
restrict Lessee's use of the Lessee's RHBI Project or which require Lessee to repair,
maintain, alter, or replace the Lessee's RHBI Project in whole or in part. Lessee shall
not be in default for failing to exercise its rights under this clause or for failing to
commence repairs, maintenance, alterations, or replacement obligations imposed by
such Applicable Laws, untili a reasonable time following the final judgment and
conclusion of appeals in Lessee's administrative and judicial proceedings, provided that
Lessee protects Lessor and the Lessee's RHBI Project from any lien by surety bond or
other security satisfactory to Lessor. Lessor may, but is not obligated to, join in the
Lessee's contest but Lessor shall have full subrogation rights in the event of Lessee's
failure to contest. Lessee's right to contest must be exercised in such manner as to
avoid any exposure of the Lessee's RHBI Project or any part thereof to foreclosure or
execution sale.

4.  TAXES AND ASSESSMENTS:

A Payment of Taxes: Lessee shall have sole responsibility to pay
promptly any applicable personal property taxes, real property taxes, rental taxes,
excise faxes, business and occupation taxes and assessments, or taxes or charges of
any kind or nature whatsoever (hereinafter referred to collectively as "Taxes") levied or
assessed against the Lessee's RHBI Project, Lessee's operations on the Premises, or
against Lessee's possessory interest, by any government'entity. Lessee's leasehold
interest may be subject fo property taxation and Lessee agrees to pay any property tax
levied on any such interest

B. Indemnity: Lessee agrees to indemnify and hold Lessor harmless
from the payment of Taxes, including any penalties and interest associated therewith.
Lessee further agrees to prevent said Taxes from becoming delinguency liens upon the
Lessee's RHBI Project, and except whers Lessee notifies Lessor in writing that Lessee
is contesting or proposes to contest Taxes, to allow Lessor fo pay such Taxes which
have become more than 90 days delinquent. Lessor shall in no way be obligated to pay
such Taxes which come delinquent; but, if Lessor makes such payments, they will
become immediately due and payable to Lessor by the Lessee and shall include any
Late Charge or penalties assessed.



C. Lessee's Right to Contest Taxes: Lessee shall have the right, at its
own expense, to contest the amount or validity of any Taxes by appropriate proceedings
diligently conducted in good faith which shall operate to prevent the collection of any
Taxes so contested or the sale of the Lessee's RHBI Project or any part thereof to
satisfy the same. Pending final judgment and appeals of any such legal proceedings,

Lessor shall not have the right to pay, remove, or discharge any Taxes thereby -~

contested, provided that Lessee shall protect Lessor and the Lessee's RHBI Project
from any lien by adequate surety bond or other security deemed appropriate by Lessor.

D. - Proration of Taxes: If, at any time during the term of this Lease,
any Taxes are levied for a benefit which shall have a useful life longer than the
remaining Lease Term then whether or not such Taxes are actually paid in installments,
Lessee shall only be responsible to pay that portion of the Taxes which would have
been payable during the term of this Lease, had such Taxes been paid in instaliments.
If Taxes become due and payable after the expiration or termination of the Lease,
Lessee, within 15 days of such expiration or termination, shall pay Lessor its prorata
share of such Taxes. To the extent that Lessee pays such taxes in excess of its prorata
share prior to termination, Lessor shall promptly return the excess upon expiration or
other termination of the Lease.

5. UTILITIES:

A. Consent From Lessor: Lessee shall not enter into any coniract or
agreement with any governmental agency or body or public utility with reference to
sewer lines, water lines, street improvements, street lighting, or utility connections, lines,
or easements without the prior written consent of Lessor which shall not be
unreasonably withheld. Lessee shall install separate meters, if reasonably possible, for
Lessee's use for all utilities required for the RHBI Project. All costs associated with
bringing required utilities to the Lessee's RHBI Project, including related professional
and service charges, and the cosis of connections to the utility system shall be
considered part of the construction cost of the Lessee's RHBI Project and shall be solely
the Lessee's responsibility.

B. Lessor Utility Services: To the extent that the Lessee uses utility
services financed and/or maintained in whole or in part by Lessor, both during and after
construction of the Improvements, the charge for such utility services shall be paid by
Lessee, together with a pro rata share of the capital costs associated with any
necessary additions or improvements to the utility system at the same rate given to
other users. Lessee's payment of said utiliies may be satisfied by cash, except that
payment of any capital cosis funded from the County's General Fund shall be made by
cash or check and delivered to the County's Chief Executive Office.

C. Ownership: As between County and Lessee, title to all utility lines,
transformer vaults and all other utility facilities constructed or installed by Lessee upon
the Premises shall vest in County upon construction or instaliation to the extent that
they are not owned by a utility company or other third party provider. Notwithstanding



that title shall vest in County, all utility lines, transformer. vaults and all other utility
faciliies (other than any sewer, storm drain or other utility systems which have been
dedicated to and accepted by County pursuant to a dedication separate from this
Lease), shall be maintained, repaired, and replaced, if and as needed, by Lessee during
the Term hereof, including any optional or extension period. .

6. CONSTRUCTION AND LIENS:

A, Development. Work.

(1)  Development Plan: Promptly following the Effective Date,
Lessee shall commence the performance of the Development Work (as hereinafter
defined) on the Premises described in the development plan (the “Development Plan”)
which is on file with the Program Manager assigned to this project by the Lessee who
as of the date of this Lease is Mr. Jim Sinsheimer and Mr. Gary Tse of the Los Angeles
County Sheriffs Department. The construction work described in the Development
Plan, including the Improvements, hardscape, landscape and other site work approved
by County and to be performed in connection with the work described in such
Development Plan and the Development Documents as defined in Section 2(B) hereof,
is referred to collectively herein as the "Development Work.”

(2) Implementation of Development Plan: There shall be no
changes, modifications or exceptions to the Development Plan, except as expressly
approved in advance in writing by the County or otherwise in accordance with this:
Section 8. The scope, design, density, site coverage, layout and open space, view
corridors, height, construction materials, landscaping, hardscaping and other
improvement specifications pertaining to the Development Work shall be in accordance
with the Development Plan, and shall be subject to County’s approval as set forth in this
Section 6. Lessee shall be responsible for the acquisition and compliance with all
required governmental approvals (including, without limitation, City, planning and
entitlement approvals) for the Development Work. Lessee shall be solely responsible
for all costs and expenses incurred in connection with the design, entitlement and
construction of the Development Work. The remaining sections of this Section 6 pertain
to the construction of the Development Work and to any other Work (as defined below)
which Lessee may be required or desire to make to the Premises during the Term.

B. Construction of Improvements:

(1)  Construction:  Construction of the Improvements and
construction of any future alterations or replacements of the Improvements (all of which
construction is hereinafter referred to sometimes as "Work™) shall be made subject to
the conditions hereinafter set forth, which Lessee covenants to observe and perform.

(2)  Governmental Approvals: Work shall not be undertaken until
Lessee shall have provided and paid for, so far as the same may be required, from time
to time, all applicable municipal and other governmental permits and authorizations of
the various municipal departiments and governmental agencies having jurisdiction over
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the work. No zoning changes or variances may be obtained except with Lessor's prior
written consent, provided that Lessor shall not unreasonably withhold its consent to any
petition or application for zoning change or variance as may be required for the
construction of the Improvements and the uses of the Premises and Improvements
permitted pursuant to this Lease. In the event, however, that any application or petition
is rejected or returned for revision and Lessee is making a good faith, reasonably
diligent effort to complete the necessary revisions to the plans or applications, then
Lessee shall be granted an additional six months within which to obtain the necessary
approvals '

(3) Commencement and Completion of Construction: All Work
shall be completed at the expense of Lessee, including capital and financing costs, and
without expense to Lessor. All Work shall be prosecuted to completion with due
diligence.  Notwithstanding the foregoing, construction of the Improvements in
accordance with the Development Plan shall be commenced within 3 months of the
execution of this Lease and shall be completed (except normal punch list items) within
24 months following the commencement of construction. For purposes of this Lease,
the commencement of construction shall be the first date upon which construction
activity for the improvements is begun. Notwithstanding the foregoing, if Lessor fails fo
respond to any request for approval described in Section 6.D. hereof within the time
frames provided therein, then Lessee shall be entitled to a day-for-day extension of the
time periods set forth in this Section 6.B.

(4) Performance and Payment .Bonds: Prior to the
commencement of construction of any improvements on the Premises, Lessee shall
purchase or cause Lessee's contractor to purchase: (a) a performance bond in an
amount of not less than One Hundred Percent (100%) of the cost of construction of the
Improvements, as approved by Lessor, with the County of Los Angeles as obligee, and
executed by a corporate surety authorized to conduct business as a surety in the State
of California and approved by Lessor; and (b) a payment bond in an amount of not less
than Eighty Percent (80%) of the costs for labor and materials as approved by Lessor,
with the County of Los Angeles as obligee, and executed by a corporate surety
authorized to conduct business as a surety in the State of California and approved by
Lessor all as provided in Section 10 _INDEMNIFICATION, INSURANCE AND
GUARANTY, hereof.

C. CONSTRUCTION STANDARDS:

: (1)  General Construction Standards: In connection with all
Work, construction, alteration, or repair work permitted herein, Lessee shall take all
reasonably necessary measures to minimize any damage, disruption or inconvenience
caused by such Work and shall make adequate provision for the safety and
convenience of all persons affected thereby. Lessee shall repair, at its own cost and
expense, any and all damage caused by such Work, and shall restore the area upon
which such Work is performed to a condition which is at least equal to or better than the
condition which existed prior to the beginning of such Work, ordinary wear and tear




excepted. In addition, Lessee shall pay (or cause to be paid) all Actual Costs and
expenses associated therewith and shall indemnify and hold Lessor harmless from all
damages, losses, or claims attributable to the performance of such Work.

(2)  Utility Work: Any work performed by or on behalf of Lessee
or any occupant of the Premises to connect to; repair, relocate, maintain or install any
storm drain, sanitary sewer, water line, gasoline, telephone conduit or any other public
utility service shall be performed so as to minimize interference with the provision of
such services to occupants of the STAR Center and other persons.

(3)  Compliance with Applicable Laws: All improvements on the
Premises shall be constructed in compliance with all applicable local, state and federal
Applicable Laws and rules and regulations governing the STAR Center or the Premises
that may be. in effect. Lessee shall have the sole responsibility for obtaining all
necessary permits and shall make application for such permits directly to the person or
governmental agency having jurisdiction thereover. '

(4)  Prevailing Wages: Where labor is required for public work
as part of any requirements covered by this Lease, pursuant to the provisions of the
Labor Code of the State of California, Lessee shall pay no less than the prevailing
wages ascertained and published by the State Department of Industrial Relations and
on file with the Board of Supervisors, and shall cause notice of such wages to be posted
as required by the Labor Code. -

(5)  Construction Safeguards: Lessee shall erect and properly
maintain at all times, as required by the conditions and the progress of Work performed
by Lessee, all necessary safeguards for the protection of workers and the pubilic.

(a) Rights of Access: Representatives of Lessor shall
have the right of reasonable access to the Premises and the improvements thereon at
normal construction hours during the period of construction, for the purpose of
ascertaining compliance with the terms of this Lease, including, but not limited to, the
inspection of the construction work being performed. Lessor's access shall be
reasonably calculated to minimize interference with Lessee's construction and/or
operations. '

(b) Notice of Completion: Upon completion of
construction of the Improvements on the Premises, Lessee shall file or cause to be filed
in the Official Records of the County of Los Angeles a Notice of Completion (each a
"Notice of Completion”) with respect to said Improvements, and Lessee shall provide for
Lessor a diagram and shall label and identify all electrical panels, circuit breakers,
switches, fire sprinklers and plumbing shut off valves as to areas controlled both on the
drawings and on the breaker panels and valves. Upon completion Lessee shall furnish
the Sheriff's Facilities Planning Bureau and the County's Chief Executive Office, Real
Estate Division each with one complete set of electronic reproducible as-built drawings.
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D. APPROVAL OF PLANS:

(1)  Approval of Plans, Drawings and Related Documents:
Subject to the terms of this Lease, the Lessor shall have the right to review and approve
all Development Documents, including any material changes or amendments thereto,
Lessee shall submit 3 copies of all Development Documents to Lessor. Lessor's failure
to approve of the Development Documents within 45 days following receipt of same
shall be deemed approval thereof, provided that, in the event Lessor has not approved
or disapproved the Development Documents within 30 days of receipt thereof, Lessee
shall send Lessor a written nofification of such 45-day deadline, including without
limitation the specific day on which the remaining 15 days will elapse. Lessor's approval
shall not be unreasonably withheld. However, such Lessor review and approval shall
not relieve Lessee of any obligations under this Lease, including any regulatory
requirements imposed by federal, state or local governments.

(A)  Following Completion of Construction:

(i) Remodeling: Lessee shall have the right, at its
expense, following issuance of a Notice of Completion for the Improvements, without
Lessor's consent and without submission of plans or evidence of financing (but subject
to all other provisions of this Lease), to undertake any nonstructural interior remodeling
of any structure or any of the Improvements that is not visible from the outside and does
not alter the exterior appearance, or the preexisting location'of the Improvements on the
Premises.

(i)  Alierations and Additions: Lessee shall have
the right, at its expense, at any time following issuance of the Notice of Completion to
undertake any alteration or addition on the Premises that is not included in Section 6.D.
(1)a(i) above, subject to the written approval of Lessor and compliance with all of the
provisions of this Section 6.

(2)  Changes fo Plans Following Approval: No material changes
to the approved plans and specifications shall be made without the prior written
approval of the Lessor. Any such proposed changes shall be submitted to Lessor for
Lessor's approval or disapproval. Lessor shall have 30 days following receipt of the
proposed changes in which to give its approval or disapproval. Any disapproval shall
set forth in detail the reasons for disapproval. Lessor's failure to approve such
proposed changes within the 30 day period shall be deemed disapproval thereof.

E. PROTECTION OF LESSOR:

(1) No Consent of Lessor: Nothing in this Lease shall be
construed as constituting the consent of Lessor, express or implied, to the performance
of any labor or the furnishing of any materials or any specific improvements, alterations”
of, or repairs 1o, the Premises or any part thereof by any contractor, subcontractor,
laborer or materialman, nor as giving Lessee or any other person any right, power or
authority to act as agent of or to contract for, or permit the rendering of, any services, or
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the furnishing of any materials, in such manner as would give rise to the filing of
mechanics' liens or other claims against the fee of the Premises or the Lessee's RHBI
Project. '

(2)  Protection Against Liens: Lessor shall have the right at all
reasonable times to post, and keep posted, on the Premises any notices which Lessor
may deem necessary for the protection of Lessor and..of the Premises and:the -
improvements thereof from mechanics' liens or other claims. Lessee shall give Lessor
ten days prior written notice of the commencement of any work to be done on the
Premises to enable Lessor to post such notices. In addition, Lessee shall make, or
cause to be made, prompt payment of all monies due and legally owing to all persons
doing any work or furnishing any materials or supplies to Lessee or any of its
contractors or subcontractors in connection with the Premises and the improvements
- thereon in accordance with Section 9 hereof.

(3) Notice: Should any claims of lien be filed against the
Premises or the Improvements thereon, or any action affecting the ftitle to the Premises
or the Improvements thereon be commenced, the party receiving notice of such lien or
action shall forthwith give the other party written notice thereof. '

f MAINTENANCE OF LESSEE'S RIO HONDO BUILDING IMPROVEMENT
PROJECT:

A. Lessor Responsibilities: Lessor shall not be required or obligated
to make any changes, alterations, additions, improvements, or repairs in, on, or about
the Lessee's RHBI Project or any part thereof, or any improvements thereon during the
term of this Lease. '

B. Lessee's Responsibility: Throughout the term of this Lease, Lessee
shall, at Lessee's sole cost and expense, maintain the Lessee's RHBI Project in good
condition and repair and in accordance with the requirements of: (i) all Applicable Laws;
(i) the insurance underwriting board or insurance inspection bureau having or claiming
jurisdiction; (i) any insurance companies insuring all or any part of the Lessee's RHBI
Project, if applicable; and (v) the rules and regulations of County regarding the
operation of the (iv) STAR Center.

4 Waste: Lessee shall not commit or permit the commission of any
waste upon the Premises. Lessee shall not store or dispose of any waste or by-
products of Lessee's operation on the Premises.

8. NON-SUBORDINATION AND NON-ASSIGNMENT AS SECURITY: This
is a non-subordinated lease. Except as may be provided in Section 5, UTILITIES, or
this Section 8, Lessee agrees that it shall not creaite or suffer any encumbrance upon
the Premises or the Improvements without the written consent of Lessor. Lessee shall
not, without obtaining the written consent of Lessor, assign any of Lessee's interest
under this Lease as security. Any consent required by this Section 8 shall be evidenced
by letter signed by Lessor's Chief Executive Office. Lessor shall be provide a response
fo any request for consent pursuant to this Section 8 within 30 days of such request;
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provided, however, that Lessor's failure fo timely provide a response shall not be
construed as consent. Lessee agrees, without any cost or expense to Lessor, to
execute any instrument which is necessary or is requested by Lessor to further effect
the non-subordination of this Lease. Lessee further agrees that in order to obtain
Lessor's consent hereunder: (a) any financing obtained for construction of the Building

* ~ shall be and shall always remain subordinate to this Grourid Lease, (b) the amaunt of

Lessee's endowment/investment funds collateral to any proposed financing shall
exceed the amount of said financing at all times during the term hereof, and Lessee
shall provide Lessor with an annual written certification of Lessee's compliance with
such requirement, (c) Lessee's lender for any proposed Building financing shall be
required to provide written notice to Lessor in the event that Lessee's collateral falls
below the loan amount, and (d) in the event of a default under Lessee's proposed
financing agreements, Lessee's lender shall be entitled to proceed against Lessee's
coliateral only and shall in no event be entitled to proceed against the Premises.
Lessee acknowledges and understands that Lessor shall be entitled to withhold its
consent hereunder to any proposed financing that does not meet with all of the
foregoing requirements.

9. LIENS:

A. General: Subject to the provisions of Section 4 regarding TAXES
AND ASSESSMENTS and Section 8 regarding NON-SUBORDINATION AND NON-
ASSIGNMENT AS SECURITY, Lessee hereby covenants to keep the Premises and
every part thereof free and clear of any and all liens or encumbrances of any kind
whatsoever created by Lessee's acts or omissions and/or created by the performance of
any labor or furnishing of any material, supplies, or equipment contemplated hereunder.
Lessor covenants to keep the Lessee's RHBI Project and every part thereof free and
clear of any and all liens or encumbrances of any kind whatsoever created by Lessor's
acts or omissions or those of its agents or employees, and shall indemnify and hold
Lessee harmless from any such Lessor created liens or demands. Lessee further
agrees to hold Lessor and the Premises and all parts thereof free and harmless from
any such Lessee-created liens, claims, or demands, and any and all costs, damages or
liability in connection therewith, together with reasonable attorney's fees and all Actual
Cost and expenses incurred by Lessor in negotiating, settling, defending, and otherwise
protecting the Premises or Lessee's RHBI Project or any part thereof against such liens,
claims or demands.

B. © Mechanics' and other Liens: Lessee shall pay, or cause to be paid,
the total cost and expense of all works of improvement as that phrase is defined in the
applicable mechanics' lien law in effect when the Work begins. Lessee shall not permit
any mechanic's, materialman's, contractor's, sub-contractor or other lien, arising out of
the performance of the Lease, to stand against the Premises or Lessee's RHBI Project,
or any part thereof. If any such lien shall be filed against the Premises or Lessee's
RHBI Project, Lessee shall cause the same to be discharged within ten days after
actual notice of such filing, by payment, deposit, or bond. If Lessee fails o discharge
any such lien, Lessor may, but shall not be obligated to, discharge the same, and any
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amount so paid or deposited by Lessor and all Actual Costs and expenses incurred by
Lessor, including reasonable attorney's fees, shall become immediately due and
payable by Lessee to Lessor, together with interest thereon computed at the rate of
seven percent per annum. If Lessee desires to contest any such lien, Lessee shall
notify Lessor in writing of Lessee's intention to do so within ten days after the fi iling of
“and”service upon Lessee of such lien, or lose the right to contest. - In such case,
provided that Lessee shall furnish the bond required by California Civil Code Section
3143 (or any comparable statute hereafter enacted for providing a bond freeing the
Premises and Lessee's RHBI Project from the effect of such lien), Lessee shall not be in
default until five days after the final determination of the validity thereof, within which
time Lessee shall satisfy and discharge any such lien to the extent held valid, but the
satisfaction and discharge of any such lien shall not, in any case, be delayed until
execution is had upon any judgment rendered thereto, and such delay shall be a
material default of Lessee hereunder. In the event of any such contest, Lessee shall
protect and indemnify Lessor against all loss, Actual Cost, expense and damage,
including reasonable attorney's fees, resulting therefrom.

10. INDEMNIFICATION AND INSURANCE:

A. " Indemnificafion: Lessee agrees, subject to the other provisions of
this Lease, to indemnify, defend, save and hold harmless Lessor and its Special
Districts, elected and appointed officers, agents, and employees from and against any
and all liability, Actual Cost and expense, including defense costs and legal fees, and
claims for damages of any nature whatsoever, including, but not limited to, bodily injury,
death, personal injury, or property damage arising from or connected with Lessee's and
its agents', employees', and officers' operations on and use of the Premlses hereunder,
mciudmg any Workers’ Compensation suits, liability, or expense.

B. Insurance: Without limiting Lessee's mdemnlﬁcation of Lessor, and
during the Term of this Lease, Lessee shall provide and maintain the following
insurance. Such insurance shall be primary to and not contributing with any other
insurance or self-insurance programs maintained by County, and such coverage shall
be provided and maintained at Lessee’s own expense.

(1)  Evidence of Insurance. Such insurance shall be provided by
insurer(s) satisfactory to County and evidence of such insurance shall be delivered to
County at the Chief Executive Office, Real Estate Division, 222 South Hill Street, 3™
Floor, Los Angeles, CA 90012. Certificate(s) or other evidence of coverage satisfactory
to County shall be delivered to County prior to the Commencement Date and shall:

(a) Specifically identify this Lease;
b) Cieariy evidence all coverages required in this Lease;
(©) Contain the express condition that insurer will use its

best efforts to give written notice by mail to County at least thirty (30) days in advance of
cancellation for all policies evidenced on the certificate of insurance; and
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(d) Identify any deductibles or self-insured retentions
exceeding $25,000.

(2)  Insurance Coverage Reguirements. Lessee shall maintain
the following: .
- (@  General Liability insurance (written bylSOpohcy form
CG 00 01 or its equivalent) and endorsed to name County as an additional insured, with
limits of not less than the following:

General Aggregate: $4 million
Products/Completed Operations: -$2 million
Personal and Advertising Injury: $2 million
Each Occurrence: $2 million

(b)  Automobile Liability insurance (written on ISO form
CA 00 01 or its equivalent) with a limit of liability of not less than $ 1 million for each
accident and providing coverage for all "owned", "hired" and "non-owned" vehicles, or
coverage for "any auto"; and

()  Workers Compensation and Employers’ Liability
insurance providing workers compensation benefits, as required by the Labor Code of
the State of California and for which Lessee is responsible, and including Employers’
Liability coverage with limits of not less than the following:

Each Accident: $1 million
Disease — policy fimit: $1 million
Disease — each:-employee: ; * $1 million

(d) Commercial Property Insurance — Special form (All
Risk) coverage, including coverage for improvements and:betterments, excluding EQ
and flood, and including ordinance or law coverage, written for the full replacement
value of the Building and the Improvements.

(3)  Waivers of Subrogation. Lessee shall obtain appropriate
endorsements upon all insurance policies waiving subrogation by the insurer(s) against
Lessor. -

) C.  Construction Insurance. In addition to the above Lessee Insurance
Requirements, and throughout the period of construction of Lessee's RHBI Project,
Lessee shall have its Contractor provide and maintain, or Lessee shall provide and
maintain, the following programs of insurance. Such insurance shall be primary to and
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not contributing with any other insurance or self-insurance programs maintained by
Lessor, and such coverage shall be provided and maintained at no cost to Lessor.
Such coverage shall contain the express condition that Lessor is to be given written
notice by mail at least 30 days in advance of cancellation for all policies evidenced on
the certificate of insurance.

(1)  Builder's risk course of construction insurance. Such
coverage shall;

(@) Insure against damage from perils covered by the
Causes-of-Loss Special Form (ISO form CP 10 30), and be endorsed to include
ordinance or law coverage, coverage for temporary offsite, storage, pollutant clean-up
and removal, preservation of property, and full collapse coverage during construction
(without restricting collapse coverage to specified perils);

(b)  Be written on a completed value basis and cover the
entire work against loss or damage until completion and acceptance by the Lessee; and

(c) Provide a per occurrence deductible of not greater'
than five percent (§%) of the value insured for all perils.

(2)  General Liability insurance (written on ISO policy form CG
00 01 or its equivalent) with limits of not less than the following:

General Aggregate $4 million
Products/Completed Operations Aggregate:  $4 million
Personal and Advertising Ihjury: $2 million
Each Occurrence: | $2 million

The Lessor also shall be named as an additional insured (ISO form
CG 20 10) under the Contractor’s policy.

(3)  Automobile Liability Insurance (written 1SO policy form
CG 00 01 or its equivalent) with a limit of liability of not less than $2 million for each
accident. Such insurance shall include coverage for all "owned", "hired" and
"non-owned" vehicles (or for "any auto”) utilized by Contractor.

(4)  Professional Liability insurance covering liability arising from
any error, omission, negligent or wrongful act of the Contractor, its officers or employee
with limits of not less than $1 million per occurrence and, $2 million aggregaté. The
coverage also shall provide an extended two year reporting period commencing upon
termination or cancellation of this Lease.
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(6)  Workers Compensation and Employers’ Liability insurance
providing workers compensation benefits, as required by the Labor Code of the State of
California and for which Contractor is responsible. Such insurance shall include
Employers’ Liability coverage with limits of not less than the following:

Each Accident: ' $1 million
Disease — policy limit: $1 million
Disease —~ each employee $1 million

(@) Performance Bond: A faithful performance bond in an
amount equal to 100% of the estimated construction cost contemplated for the
Improvements, payable to County and executed by a corporate surety licensed to
transact business as a surety in the State of California. Such bond shall be conditioned
upon faithful performance by the Lessee of the terms and conditions of the this Lease
and the construction contract(s) and shall be renewed by Lessee to provide for
continuing liability in the above amount notwithstanding any payment or recovery
theredn, and shall remain in effect for one year following issuance of a Certificate of
Occupancy .

(b)  Labor and Material Payment Bond: A labor and material
payment bond of not less than 80% of the construction contract price payable to the
County, and executed by a corporate surety licensed to do business as a surety in the
State of California. Such bond shall be conditioned upon satisfactory payment by
contractor and its subcontractors for all fabor and material used in performance of the
agreement. Such bond shall be renewed by contractor to provide continuing liability in
the above amount notwithstanding any payment or recovery thereon.

(c)  Alternate Bond: At its sole option, the County may accept
Certificates of Deposit, Cash Deposits, Letters of Credit, or U. S. Government Securities
in lieu of commercial bonds to meet the above bonding requirement. Such alternate
bonds shall be made payable to the County and shall be deposited with the County’s
Auditor-Controller.

11.  REPAIR AND RESTORATION:

A. If, during the Term of this Lease, the Improvements are damaged
due to a risk covered by insurance maintained under Section 10.B.(2)a. of this Lease,
Lessee shall cause the damage to be repaired and the Improvements restored to
substantially the same condition-as they were in immediately before such damage.

B. If, during the Term of this Lease, the Improvements are damaged
due to a risk not covered by insurance maintained under Section 10.B.(2)a. of this
Lease, and whether or not such damage is substantial, Lessee may elect either to
cause the damage to be repaired and the Improvements restored to substantially the

17



same condition as they were immediately before the damage or to terminate this Lease,
and Lessee shall restore the Premises to its previous condition. Said election shall be
made by written notice to Lessor within 60 days of the occurrence of the damage.

C. If the Improvements are damaged during the last two years of
either the primary or option term of this Lease, whether or not the damage is
substantial, either party may elect to terminate this Lease. Said election shall be made
by written notice to the other party within 60 days of the occurrence of the damage. In
the absence of a timely election by either party, the parties shall be deemed not to have
terminated this Lease.

(1)  As used in Section 11.C, the term "substantial" means
damage to the Improvements requiring repair or restoration at a cost in excess of 50%
of the per-damage replacement cost value of the Improvements.

D. If Lessee is required or elects to repair any damage to the
Improvements, such damage shall be repaired and the Improvements restored to
substantially the same condition as they were in immediately before the damage as
promptly as is reasonably possible. To the extent the damage is due to a risk covered
by insurance maintained under Section 10.B. (2)a. of this Lease, such repairs shall be
made from the proceeds of such insurance and the proceeds of such insurance shall be
made available to Lessee for such purpose. All work shall be performed in a good and
workmanlike manner and shall be completed as promptly as is reasonably possible and
in accordance with all applicable public Applicable Laws, ordinances and regulations.
Commencement of the repair and restoration shall require (a) securing the area to
prevent injury to persons and/or vandalism to the Improvements and (b) the placement
of a work order or contract for obtaining the labor and materials to accomplish the repair
and restoration. In no event shall Lessee be required to repair, replace or restore any
~damaged equipment, personal property, or trade fixtures of Lessor located in or about
the Improvements, it being understood that the repair, replacement, or restoration
thereof shall be the sole responsibility and expense of Lessor.

E. Notwithstanding any provision contained in this Lease to the
contrary, if the Applicable Laws existing at the time of the damage do not permit the
repair or restoration, either party may terminate this Lease immediately by giving written
notice to the other party. If this Lease is terminated pursuant to any of the provisions in
this Section 10.E., the proceeds of any and all insurance maintained under Section
10.B.(2)a of this Lease shall be the sole property of Lessee and shall, if received by
Lessor, be promptly paid to Lessee; however, the proceeds are to be used first to
restore the Premises to a condition substantially the same as that existing immediately
prior fo such damage. -

(1)  Lessee waives the provisions of California Civil Code
Sections 1932(2) and 1933(4) which relate to termination of leases when the thing
leased is destroyed and agrees that such event shall be governed exclusively by the
terms of this Lease.

18



12.  DEFAULT:

A. Material Default: The occurrence of any of the following shall
constitute a material default and breach of this Lease, which shall allow Lessor, in
addition to any other rights or remed!es at law or in equity, to terminate this Lease:

1) A faliure by Lessee to observe and perform Lessee's
Obligations hereunder when such failure continues for 30 days after written notice
thereof to Lessee; provided, however, that if the nature of such default is such that the
same cannot reasonably be cured within such 30 day period, Lessee shall not be
deemed to be in default if Lessee shall within such period commence such cure and
thereafter diligently prosecute the same to completion. Failure to observe and perform
Lessee's Obligations shall not include those instances where the Premises are not in
use because of remodeling, repairs, or the replacement of equipment, provided that
such remodeling, repairs, and replacement are undertaken and completed in a prompt
manner by Lessee.

(2) A default under Section 15 of this Lease.

(3) A failure by Lessee to maintain funds in excess of the
amount of any Building financing as collat eral for said financing (as required by
Section 8 of this Lease).

B. Remedies: If Lessee defaults under this Lease,-Lessor, without
further notice to Lessee shall, in addition to any other remedies available by Law or
equity, have one or more of the following remedies at Lessor's election:

Without barring later election of any other remedy and without terminating
Lessee's right to possession of the Lessee's RHBI Project, or any part thereof,
Lessor may require strict performance of all covenants and obligations herein
as the same shall accrue or become due, without terminating this Lease, and
Lessor shall have the right of action therefor without awaiting the end of the
Lease term.

(1)  |f Lessor obtains possession of the Lessee's RHBI Project
under a judgment pursuant to Section 1174 of the California Code of Civil Procedure
(unless Lessee obtains relief under Section 1179 of that Code) or if Lessor, by written
notice declares the Lease to be terminated because of breach of this Lease, then
Lessor may enter upon the Lessee's RHBI Project and remove any and all persons
and or property whatsoever situated thereon, and place all or any portion of said
property in storage for the account of and at the expense of Lessee and dispose of
such property in accordance with Applicable Laws. Lessor shall be entitled to recover
in one or more awards or judgment from Lessee:
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(@  Any amount necessary to compensate Lessor for all
the detriment proximately caused by Lessee's failure to perform Lessee's obligations
under this Lease, or which in the ordinary course of things would be likely to result
therefrom. Such other amount shall include, but not be limited to, such expenses
(including reasonable attorney's fees) as Lessor may have paid, assumed, or incurred in
recovering possession of Premises, placing the Premises in good order and condition,
preparing or altering Premises for reletting, and reletting the Premises during any part of
time for which a rental concession, if any, had been given by Lessor.

(b)  Lessor may at Lessor's election terminate this Lease
by giving Lessee notice of termination. On the giving of the notice to Lessee, all
Lessee's rights in the Premises and in the Improvements shall terminate. Lessor shall
not be deemed to have terminated this Lease unless Lessor shall have so declared in
writing to Lessee, nor shall Lessor be deemed to have accepted or consented to an
abandonment by Lessee by performing acts intended to maintain or preserve the
Premises, m aking efforts to relet the Premises or appointing a receiver to protect
Lessor's interest under this Lease. Promptly after notice of termination, Lessee shall
surrender and vacate the Lessee's RHBI Project in a broom-clean condition, and Lessor
may re-enter and take possession of the Lessee's RHBI Project and/or eject all parties
in possession, some and not others, or eject none. Termination under this Section shall
not relieve Lessee from any obligations under this Lease or from any claim for damages
incurred or accruing against Lessee up to the date of termination.

_ 2) Lessor may at Lessor's election enter the Lessee's RHBI
Project and, without terminating this Lease, at any time and from time to time may use
or let the Premises or the Improvements or any part or parts of them for the account
and in the name of Lessor or otherwise. Any reletting may be for the remainder of the
Term or for a longer or shorter period. Lessor may execute any lease made under this
provision either in Lessor's name or in Lessee's name and shall be entitled to all rents
from the use, operation, or occupancy of the Lessee's RHBI Project or any part
thereof. Lessee shall, upon such election by Lessor, have the right to immediately
remove its personal property and trade fixtures.

(3) Subject to Lessee's and Lessor's rights to contest as
provided elsewhere in this Lease, if, at any time during the Term of this Lease, Lessee
fails, refuses, or neglects to do any of the things herein required to be done by the
Lessee, Lessor shall have the right, but not the obligation, to do the same, but at the
cost of and for the account of the Lessee; provided, however, that the Lessor shall in
no case take such action until first giving the Lessee written notice of such failure,
refusal, or neglect and allowing time periods, as specified in this Lease, within which
Lessee may commence a bona fide effort to cure the same.

& Equitable Relief: Nothing contained herein shall affect, change, or
waive any rights of Lessor or Lessee to obtain equitable relief when such relief is
otherwise appropriate, or to obtain the relief provided by Chapter 4 (commencing with
Section 1159) of Title 3 of Part 3 of the Code of Civil Procedure, relating to actions for
unlawful detainer, forcible entry, and forcible detainer.
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D. Cumulative Remedies: The remedies of Lessor as provided above
are cumulative and in addition to, rather than exclusive of, any other remedy of Lessor
herein given or that may be permitted by Law. Any lawful re-entry as provided for
herein shall not make Lessor liable in damages or guilty of trespass because of any
such lawful re-entry.

13.  WAIVER OF CONDITIONS OR COVENANTS: Any waiver by Lessor of
any breach or any one or more of the covenants, conditions, terms and agreements of
this Lease shall not be construed to be a waiver of any subsequent or other breach of
the same or of any other covenant, condition, term, or agreement -of this Lease, nor
shall failure on the part of Lessor to require exact, full and complete compliance with
any of the covenants, conditions, terms, and agreements of this Lease be construed as
in any manner changing the terms hereof, nor shall the terms of this Lease be changed
or altered in any manner whatsoever other than by written agreement between Lessor
and Lessee. No delay, failure, or omission of Lessor to re-enter the Premises or to
exercise any right, power, privilege, or option, arising from any default shall impair any
such right, power, privilege, or option or be construed as a waiver of or acquiescence in
such default or as a relinquishment of any right. No notice to Lessee shall be required
to restore or revise "time is of the essence" after the waiver by Lessor of any default.
No option, right, power, remedy, or privilege of Lessor shall be construed as being
exhausted by the exercise thereof in one or more instance. The rights, powers, options,
and remedies given Lessor by this Lease shall be cumulative.

14. EMINENT DOMAIN: If the whole or any part of the Premises shall be
taken by any paramount public authority under the power of eminent domain, then the
Term of this Lease shall cease as to the part so taken from the day the possession of
that part shall be taken for any public purpose, and from that day Lessee shall have the
right to either cancel this Lease or to continue in the possession of the remainder of
these Premises under the terms herein provided. All damages awarded for such taking
shall belong to and be the property of Lessor provided, however, that Lessor shall not
be entitied to any portion of the award made for loss of structures, buildings, or other
improvements or personal property, equipment, and frade fixtures belonging to Lessee
immediately prior to the taking of possession by the condemning authority.

15.  ASSIGNMENT/SUBLETTING:

A. No Assignment: Lessee shall not, without the prior written consent
of Lessor, either directly or indirectly give, assign, hypothecate, encumber, transfer, or
grant control of this Lease or any interest, right, or privilege therein, or sublet the whole
or any portion of the Premises, or license the use of the same in whole or in part. In
addition, for purposes of this Section 15, County consent shall require a written
amendment to this Lease, which amendment must be formally approved and executed
by the parties. Said consent shall not be unreasonably withheld. For purposes of this
provision, the following acts of Lessee shall be considered an assignment requiring the
prior written consent of Lessor to be effective:
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(1) Any disposition(s) that effectuates a change in the majority
control of Lessee fo any person(s), corporation, partnership, or legal entity other than
the majority controlling interest therein at the time of execution of this Lease; and

: (2)  Any-assumption, assignment, delegation, or takeover of any
of the Lessee's duties, responsibilities, obligations, or performance of same hereunder
by any entity other than the Lessee (whether through assignment, subcontract,
delegation, merger, buyout, or any other mechanism), with or without consideration, for
any reason whatsoever. -

In the event one of the above occurs without County’s express prior written
approval, such occurrence shall constitute a material breach of this Lease which shall
entite County, at ifs discretion, to terminate this Lease. In the event of such
termination, County shall be entitled to pursue the same remedies against Lessee as it
could pursue in the event of default by Lessee pursuant to the terms hereof, including
without limitation Section 12, at law and in equity.

B. No Involuntary Assignment: Neither this Lease nor any interest
therein shall be assignable or transferable in proceedings in attachment, garnishment or
execution against Lessee, or in voluntary or involuntary proceedings in bankruptcy or
insolvency or receivership taken by or against Lessee, so that the same and the making
by Lessee of any general assignment for the benefit of creditors; or the filing of a
petition to have Lessee adjudicated a bankruptcy, or the filing of a petition for
reorganization or arrangement under any law relating to bankruptcy unless, in the case
of a petition filed against Lessee, the same is dismisséd within 60 days; or the
appointment of a trustee or receiver to take possession of substantially all of Lessee's
assets located at the Lessee's RHBI Project or of Lessee's interest in this Lease, when
such seizure is not discharged within 60 days, shall be a material default under this
Lease. '

16. OWNERSHIP OF IMPROVEMENTS DURING TERM: Until expiration or
sooner termination of this Lease, the Improvements and all alterations, additions, or
betterments made thereto by Lessee shall be owned by Lessee. Lessor shall have no
right, title or interest therein except as expressly set forth in this Lease; provided,
however, that Lessee's rights and powers with respect to the Improvements are subject
to the term and limitations of this Lease. Once constructed, the Improvements shall not
be removed from the Premises, nor shall Lessee waste, destroy or modify any
Improvements except as specifically permitted by this Lease.

‘17.  REVERSION OF IMPROVEMENTS AND. SURRENDER: At the
expiration or sooner termination of the Term of this Lease, at the election of Lessor, and
without notice to Lessee, all structures, buildings (including the Building), Improvements
and all alterations, additions, and betterments thereto, and all other improvements made
to or upon the Premises shall remain upon and be surrendered with the Premises as
part thereof and title thereto shall automatically vest in Lessor without compensation
therefor fo Lessee.
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In the alternative, at the expiration or sooner termination of the Term of this
Lease, Lessor may, at Lessor's sole election, require the removal from the Property, at
Lessee's sole cost and expense, the Improvéments, all personal property and/or trade
fixtures, as specified in the written notice provided for hereinbelow (the "Removal
Notice"). A Removal Notice to take effect at the normal expiration of the Term shall be

effected by notice given at least 30 days before the expiration date. A Removal Notice =~

to take effect on any date other than the normal expiration of the Term of this Lease
shall be effectuated by notice given concurrently with notice of such termination or
within ten days after such notice of termination. Lessee shall be liable to Lessor for
costs incurred in effecting the removal of personal property and trade fixtures of Lessee
which Lessee has failed to remove after demand pursuant to this Section. Lessee may
remove any personal property and trade fixtures from time to time during the Lease
Term and within 45 days following the expiration of the Term. Lessee shall repair all
damage (structural or otherwise) caused by any such removal; provided that damage to
improvements which are obsolete economically or functionally or which are not material
need not be repaired so long as the Improvements are or are made structurally sound.
Any personal property and trade fixtures not removed by Lessee within 45 days
following expiration of the Term shall be deemed abandoned by Lessee and shall,
without compensation to Lessee, then become Lessor's property free and clear of all
claims to or against them by Lessee or any other person, except as otherwise provided
in this Lease.

In the event that Lessor elects to require the removal from the Property of all the
- Improvements, personal property and/or trade fixtures, Lessor, within ten days of
demand from Lessee, shall execute and deliver any document required by any supplier,
lessor, vendor, or lender in connection with the installation on the Property of Lessee's
personal property or Lessee's trade fixtures in which Lessor waives any right it may
have or acquire with respect to that property, if the supplier, lessor, vendor or lender
agrees in writing that: (a) it will remove or commence the removal of, or cause Lessee
to remove or commence the removal of, that property from the Property before
expiration of the Term of this Lease or within 30 days thereafter, and (b) it will make, or
require Lessee to make, whatever restoration to the Property is reasonably necessitated
by the removal.

18. HAZARDOUS SUBSTANCES:

A. Definition: ~ For purpose of this Lease, the term Hazardous
Substances shall be deemed to include "hazardous substances" as defined in California
Health and Safety Code Section 25316, and those chemicals and substances identified
pursuant o Health and Safety Code Section 25249.8.

B. Warranties and Representations:

Lessee hereby warrants and represents that it will not cause the presence,
use, storage, or disposal of any Hazardous Substances on or about the Premises
without the prior written consent of Lessor.
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(D Lessee hereby warrants and represents that it shall comply
with all Applicable Laws and regulations concerning the use, release, storage, and
disposal by Lessee, its agents, and contractors of Hazardous Substances on the
Premises. Lessor hereby warrants and represents that it has complied with all
Applicable Laws and regulations concerning the use, release, storage, and disposal of
Hazardous Substances on the Premises, and that said conipliance was-in effect prior to
the beginning of the Term of this Lease. :

C. Notice: Lessee agrees to immediately notify Lessor when
Hazardous Substances have been released on the Premises, upon becoming aware of
the same.

D. Indemnity-:

(1) Lessee agrees to indemnify, defend, and hold harmless
Lessor and its Special Districts, elected and appointed officers, agents and
employees, from and against all liability, expense (including defense costs, legal fees,
and response costs imposed by law) and claims for damages of any nature
whatsoever which arise out of the presence or release of Hazardous Substances on
the Premises which is caused by Lessee.

(2) Lessor agrees to indemnify, defend and hold hamless
Lessee, from and against all liability, expense (including defense costs, legal fees, and
response costs imposed by law) and claims for damages of any nature whatsoever
which arise out of the presence or release of Hazardous Substances on the Premises,
which occurred prior to the beginning of the Primary Term of this Lease or which
occurs thereafter and is caused by Lessor.

(3)  The indemnity provided by this Section 18 shall survive the
termination of this Lease. :

E. Default: Lessee's failure to comply with the provisions of this
Section 18 may, in Lessor's sole discretion, be deemed a default of this Lease and
entitle Lessor to terminate this Lease immediately.

: 19.  ADMINISTRATION: The Chief Executive Officer or his authorized
designee shall have the authority to administer this Lease on behalf of County.

'20. COUNTY'S LOBBYISTS: Lessee and each'County lobbyist or County
lobbying firm, as defined in Los Angeles County Code Section 2.160.010, retained by
Lessee, shall fully comply with County's Lobbyist Ordinance, Los Angeles County Code
Chapter 2.160. Failure on the part of Lessee or any County lobbyist or County lobbying
firm retained by Lessee to fully comply with County's Lobbyist Ordinance shall constitute
a material breach of this Lease upon which County may immediately terminate or
suspend this Lease.
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21.  NOTICES: Notices desired or required to be given by this Lease or by
any law now or hereinafter in effect may be given by enclosing the same in a sealed
envelope with postage prepaid, registered mail, return receipt requested, with the
United States Postal Service. Addresses and persons to be notified may be changed
by providing at least ten days' written notice to the other party except that Lessee shall
at all times'maintain a mailing address in California. LT e

A. Notices to Lessee shall be addressed as follows:

Rio Hondo Community College
Finance & Business

3600 Workman Mill Road
Whittier, CA 90601

Attn: Teresa Dreyfuss
B. Notices to Lessor shall be addressed as follows:

(1)  Chief Executive Office
" Real Estate Division
222 South Hill Street, 3™ Floor
Los Angeles, California 90012

Attn: Acting Director of Real Estate

(2)  Facilities Planning Bureau
- Los Angeles County Sheriff Department
Administrative Services Division
1000 S. Fremont Avenue
Bldg. A-9 East/5™ Floor
Alhambra, CA 91803

Attnﬁ Director

22. GENERAL PROVISIONS:

A. Waiver. The waiver by Lessor or Lessee of any term, covenant or
condition herein contained shall not be deemed to be a waiver of such term, covenant,
or condition on any subsequent breach of the same or any other term, covenant, or
condition herein contained.

B. Marginal Headings: The Section titles in this Lease are not a part
of this Lease and shall have no effect upon the construction or interpretation of any part
hereof.

c: Time: Time is of the essence for this Lease and each and all of its

provisions in which performance is a factor.
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D. Recordation: Either party may record this Lease at any time
without the prior written consent of the other party.

E.  Binding on Successors: Each and all of the terms and agreements
herein contained shall be binding upon and shall inure to the benefit of the successors
in interest of the'Lessee, and whatever the context permits or requires the successors in
interest to the Lessor.

F Prior Agreements: The Lease, agreements incorporated by
reference and attachments hereto contain all of the agreements of the parties hereto
with respect to any matter covered or mentioned in this Lease, and no prior agreement
or understanding pertaining to any such matter shall be effective for any purpose. No
provision of this Lease may be amended or added to except by an agreement in writing
signed by the parties hereto or their respective successors-in-interest. This Lease shall
not be effective or binding on any party until fully executed by both parties hereto.

G. Unavoidable Delay: Any prevention, delay, non-performance or
stoppage due to any of the following causes shall excuse non-performance for a period
equal to any such prevention, delay, non-performance or stoppage. The causes
referred to above are: strikes, lockouts, labor disputes, failure of power, irresistible
superhuman cause, acts of public enemies, riots, insurrections, civil commotion, inability
to obtain labor or materials or reasonable substitutes for either, Governmental
restrictions or regulations or controls, casualties not contemplated by insurance
provisions of this Lease, or other cause beyond the reasonable control of the party
obligated to perform.

H. Separability: Any provision of this Lease which shall prove to be
invalid, void, or illegal shall in no way affect, impair, or invalidate any other provision
hereof and such other provisions shall remain in full force and effect.

L. Cumulative Remedies: No remedy or election hereunder shall be
deemed exclusive but shall wherever possible be cumulative with all other remedies at
law or in equity.

J. Choice of Law: This Lease shall be governed by the internal laws
of the State of California.

K. Arbitration: In the event of any dispute regarding the terms,
conditions, rights, or obligations of the parties hereto, such dispute may, at the request
of either party, be submitted to arbitration in accordance with the provisions of California
Code of Civil Procedure Section 1280 et. seq., as they now exist or may later be
amended. The Chief Executive Office, Director of Real Estate, or his designee, shall
act on behalf of Lessor in arbitration with the assistance of County Counsel, for so long
as County is the Lessor under this Lease, provided, however, that the settlement of
certain claims may be subject to approval by the County's Board of Supervisors.
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L. Interpretation: Unless the context of this Lease clearly requires
otherwise: (i) the plural and singular numbers shall be deemed to include the other; (ii)
the masculine, feminine and neuter genders shall be deemed to include the others; (iii)
“or” is not exclusive; and (iv) “includes” and “including” are not limiting.

IN WITNESS WHEREOF, the Board of Supervisors of the County of Los Angeles - «-

has caused this Lease to be subscribed by its Chairman and Lessee has caused this
Lease to be subscribed in its behalf by its duly authorized officer, the day, month, and
year first above written.

ATTEST:

SACHI A. HAMAI COUNTY OF LOS ANGELES
Executive Officer, Board of Supervisors

T ‘/
N

By-m

Chafrman, Board of Supervisors

A

RIO HONDO COMMUNITY COLLEGE

By \/'r/l,%/ W{" k?/ / 6/‘3/1

Teresa Dreyfuss

| hereby certify that pursuant to
Seciion 25103 of tha Government Code,
delivery of this deorment has been mads.

SACHI A. E~i-l
Executive Ofiicer

rk of the Board of S
\ A ﬂ S Printed Name
\\B ' f '
~ (/EJebuty | Title VP, Finance & Business

APPROVED AS TO FORM: APPROVED AS TO FORM

N RICK R. OLIVAREZ
ROBERT E. KALUNIA RIO HONDO COMMUNITY COLLEGE

DISTRICT LEGAL COUNSEL

Acting County Counsel

Deputy U

Rio.Hondo.Community College.Lease Agrment.

BOARD OF SUPERVISORS

CCUNTY OF LOS ANGELES

#310 - NOV 2 5 2008

Sl {] e

EXECUTIVE OFFICER
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EXHIBIT “A”
LEASEHOLD AREA
- ..SOUTH WHITTIER EDUCATION CENTER

A PORTION OF LOT 103, IN THE CITY OF WHITTIER, COUNTY OF LOS ANGELES,
STATE OF CALIFORNIA AS SHOWN ON A MAP OF TRACT NO. 505 FILED IN BOOK
15 OF MAPS, PAGES 84 AND 95 IN THE OFFICE OF THE RECORDER OF SAID
COUNTY MORE PARTICULARLY DESCRIBED AS FOLLOWS:

COMMENCING .AT THE CENTERLINE INTERSECTION OF COLIMA ROAD AND
TELEGRAPH ROAD, SHOWN ON SAID MAP AS LA MIRADA ROAD

THENCE ALONG SAID CENTERLINE OF TELEGRAPH ROAD NORTH 49°52'44"
WEST 621.82 FEET;

THENCE LEAVING SAID CENTERLINE AND PERPENDICULAR THERETO NORTH
40°07'16" EAST 50.00 FEET TO A POINT ON THE NORTHEAST LINE OF SAID
TELEGRAPH ROAD AND THE TRUE POINT OF BEGINNING;

THENCE LEAVING SAID NORTHEAST LINE AND CONTINUING NORTH 40°07'16"
EAST 149.00 FEET;

THENCE PARALLEL TO SAID NORTHEAST LINE NORTH 49°52'44” WEST 139.40
FEET;

THENCE SOUTH 40°07'16" WEST 121.74 FEET;

THENCE SOUTH 21°17' 25" WEST 28.80 FEET TO A POINT ON SAID NORTHEAST
_LINE; :

THENCE ALONG SAID NORTHEAST LINE SOUTH 49°52'44" EAST 130.10 TO SAID
TRUE POINT OF BEGINNING.

CONTAINING 0.474 ACRES MORE OR LESS.

ALL AS SHOWN ON EXHIBIT “B" ATTACHED HERETO AND MADE A PART
HEREOF,

PREPARED BY OR UNDER THE DIRECTION OF:

A 4 2/11/09
DAVID H WiLLiAMS PLS. 44317 ¢
LICENSE EXFIRES 6/30/10

PAGE 1 OF 1
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EXHIBIT B

RI0_HONDD COLIEGE
SOUTH WRITTIER EDUCATION CENTER
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sis of Bearings:

THE BEARINGS SHOWN HEREON ARE BASED ON THE CENVERUNE OF TELEGRAPH ROAD
SHOWN AS NORTH 49° 52" 40" WEST ON MAP OF TRACT NO. 17257, FILED IN BOOK 481,
PAGES 22 AND 23 OF MAPS, RECORDS OF LOS ANGELES COUNTY, CALIFORNIA.

NADO716°E !

Surveyor's Statement
PREPARED BY, OR UNDER MY DIRECTION.

GUIDA SURVEYING INC.

2241 IRVINE BOULEVARD
IRVINE, CALIFORNIA 92618
(949) 777-2000 sFAX (849) 777-205D

DAVID H. WILLIAW

PLS 4131 7
EXPIRES: 06/30/08

No. 4131
Exp. 06-30-10




EXHIBIT”C”

COMMENCEMENT DATE MEMORANDUM
AND CONFIRMATION OF LEASE TERMS

Reference is made to that certain ground lease (“Lease™) dated 2009, between
County of Los Angeles, a body politic and corporate (“Lessor”), and Rio Hondo Community
College, a public agency (“Lessee”), whereby Lessor leased to Lessee and Lessee leased from
Lessor approximately 0.474 acres of land for the purpose of constructing an approximately 4,500
square foot Building located on the Premises. The terms Building and Premises shall have the
same meaning as described in the Lease.

Lessor and Lessee hereby acknowledge as follows:

§)) Lessor has delivered possession of the Premises to Lessee; and

2) Lessee has accepted possession of the Premises, has completed
construction of the Improvements (as that term is defined in the Lease) and received a Notice of
Completion pertaining thereto and now occupies the Premises; and

3) The Lease commenced on (“Commencement
Date”); and

4) The Building contains approximately square feet of space.

IN WITNESS WHEREOF, this Memorandum is executed this ___day of

,200 .
“Lessor” “Lessee”
COUNTY OF LOS ANGELES, RIO HONDO COMMUNITY COLLEGE,
a body politic and corporate a public agency
By: _ By:
Name: Name:
Its: - Its:
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